
PLANNING COMMISSION REPORT 

MEETING DATE: June 28, 2006  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT McCormick Ranch Condos - 14-GP-2005 and 22-ZN-2005 

 
REQUEST Request to approve a non-major General Plan Amendment from Office to 

Urban Neighborhoods and to rezone from Commercial Office, Planned 
Community District (C-O PCD) to Multiple Family District, Planned 
Community District (R-5 PCD) on a 2.79 +/- acre parcel located at 8301 Via 
Paseo del Norte.  
 
Key Items for Consideration: 
• The proposal changes the land use from office use to high-density 

residential use. 
• Impacts to traffic, infrastructure, and other services will be negligible. 
• McCormick Ranch Property Owners’ Association has approved this 

request. 
• There is no known opposition to this request. 
 
Related References: 
Case 3-ZN-2005 and Case 3-UP 2005 
amended standards for the adjacent Paseo 
Village Center and approved a Conditional 
Use Permit for a health studio. 
 

OWNER International Capital Partners 
480-682-1732 
 

APPLICANT CONTACT Thomas Hott 
International Capital Partners 
480-682-4906 
 

LOCATION 8301 E Via Paseo Del Norte 
 

BACKGROUND General Plan. 
The General Plan Land Use Element designates the property as Office.  The 
Office designation includes a variety of office uses, and provides mixed-use 
opportunities when located between commercial and residential 
neighborhoods.  The immediate surrounding area is designated for Urban 
Neighborhoods to the north and east, Commercial to the west, and Developed 
Open Space to the south. 
 
Zoning. 
In 1971, this site was zoned Commercial Office, Planned Community District 
(C-O PCD) as part of the larger McCormick Ranch development.  The C-O 
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PCD allows development of a variety of office and related uses adjacent to 
other commercial areas. 
 
Context. 
The 2.79-acre site is located near the N. Hayden Road and E. McCormick 
Parkway intersection, northeast of the Paseo Village Shopping Center in 
McCormick Ranch Master Planned Community.  The current office site 
contains 27,100 square feet of office space. Direct access to the site is 
available using two driveways off of Via Paseo Del Norte.  An open space 
corridor lies to the southwest of this site and provides access to a park to the 
south. 
 
The surrounding multi-family buildings have two story heights.  The 
condominium development to the southeast of the site has a density of 18 units 
per acre, and its nearest residential unit is approximately 50 feet from this site 
boundary. 
 
Adjacent Uses and Zoning: 
• North Multi-family residential, zoned R-5 PCD 
• South Open Space/Shoshone Municipal Park, zoned O-S PCD 
• East Multi-family residential, zoned R-5 PCD 
• West Paseo Village Commercial Center, zoned C-1 PNC PCD 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
This is a request to redevelop an existing office site into a multi-family 
residential development.  This application has two parts: 
 
1. General Plan Amendment.  The proposed change in the General Plan 

from Office to Urban Neighborhoods is necessary to allow multi-family 
residential development on this property.   

 
2. Rezoning.  The proposed rezoning from Commercial Office, Planned 

Community Development District (C-O PCD) to Multiple Family 
Residential, Planned Community Development District (R-5 PCD) is also 
necessary to allow the proposed multi-family residential development on 
this property.   

 
The proposed development is a new 2-3 story residential condominium 
complex having 36 units, with two access driveways from Via Paseo Del 
Norte.  The existing office development has underperformed over the years 
and the property owner has determined that locating multi-family residential 
on this property will serve as a better land use. 
 
Development Information.  
• Existing Use:  Offices 

• Proposed Use: Multi-family residential condominiums 

• Buildings/Description:   9 buildings proposed 

• Parcel Size:  2.79 acres 
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• Building Height Allowed:  36 feet 

• Building Height Proposed:   31 to 35 feet (2 to 3 stories) 

• Density:  36 units (13 dwelling units per acre) 

• Parking Required / Provided: 68 spaces / 77 spaces 

 
IMPACT ANALYSIS Land Use. 

General Plan 
The proposed General Plan amendment proposes to replace the 2.79-acre 
Office designation with an Urban Neighborhoods designation, and extends the 
existing Urban Neighborhoods area to the north and east.  The Urban 
Neighborhoods designation includes areas of multi-family 
dwellings/apartments having a density usually more than eight dwellings units 
per acre.  These higher densities are generally located near commercial centers, 
and care must be taken to minimize impacts on other residential areas and 
traffic.   
 
This proposed amendment eliminates the potential for office uses at this site.  
A change from an office to a residential focus on this property is relatively 
small and is not anticipated to have a significant economic stability impact.  
Also, both office and multi-family residential uses provide similar roles of 
transitioning from the higher intense commercial uses to the west to the 
residential areas to the northeast.  Any loss of the potential office services 
allowed by the existing office designation may be absorbed by the adjacent 
commercial center, which will continue to provide commercial services and a 
healthy balance of land uses to the surrounding community.  
 
The proposed amendment conforms with the applicable guiding principles of 
the General Plan by adding residential opportunities that will help support 
nearby commercial centers, by providing land uses compatible with the area, 
and maintaining a transition between higher intensity commercial uses and 
residential uses. 
 
Zoning 
The rezoning to the Multiple Family Residential District (R-5 PCD) provides a 
residential component that will help support the nearby commercial centers as 
well as a transition from the commercial uses to the west and the residential 
area to the northeast.  The additional residential units will also integrate with 
the existing neighborhood, and the location of the development provides new 
residents with direct access to the adjacent open space and park network.  The 
proposed building heights will exceed the existing heights of the adjacent 2-
story residential buildings in the abutting developments to the north and east 
by 6 to 11 feet.  However, the proposed 35-foot height is consistent with 
allowable 36-foot heights of the surrounding C-1 and R-5 Districts, and no 
negative impacts are anticipated.   The proposed density of 13 dwelling units 
per acre is less than the density of the residential development to the southeast. 
 
Planned Community District (PCD) Findings. 
The PCD is designed and intended to enable and encourage the development 
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of large tracts of land so as to achieve land development patterns that will 
maintain and enhance the physical, social and economic values of an area.  The 
master development plan is an integral part of the PCD.  Before approval or 
modified approval of an application for a proposed PCD, the Planning 
Commission and the City Council must find: 
A. That the development proposed is in substantial harmony with the General 

Plan of the City of Scottsdale, and can be coordinated with existing and 
planned development of surrounding areas. 

B. That the streets and thoroughfares proposed are suitable and adequate to 
serve the proposed uses and the anticipated traffic which will be generated 
thereby. 

C. The Planning Commission and City Council shall further find that the facts 
submitted with the application and presented at the hearing establish beyond 
reasonable doubt that:  
1. In the case of proposed residential development, that such development 

will constitute a residential environment of sustained desirability and 
stability; that it will be in harmony with the character of the surrounding 
area; and that the sites proposed for public facilities are adequate to 
serve the anticipated population.  

 
Traffic.  
McCormick Parkway runs from Scottsdale Road to where it terminates east of 
Hayden Road at Via Paseo Del Norte.  McCormick Parkway is classified as a 
minor collector east of Hayden Road.  It currently has two through lanes with 
median separation in the vicinity of the site.  The posted speed limit on 
McCormick Parkway in the vicinity of the site is 40 mph.   
 
Via Paseo Del Norte is classified as a minor collector, and is a two-lane 
roadway that makes a loop that begins and ends at McCormick Parkway.  This 
two-mile long loop serves several residential developments in McCormick 
Ranch.  The posted speed limit on Via Paseo Del Norte the vicinity of the site 
is 30 mph.  The intersection of McCormick Parkway and Via Paseo Del Norte 
is unsignalized.   
 
The proposed 36-unit multi-family development will continue to have direct 
access to the site using two driveways off of Via Paseo Del Norte.  The trip 
generation calculations were done up to a potential of 40 dwelling units, and 
indicate the project will generate approximately 234 daily trips, with 18 trips 
generated during the a.m. peak hour and 21 trips generated during the p.m. peak 
hour.  The comparison of trip generation between commercial land use and the 
proposed residential land use is as follows: 

TRIP GENERATION COMPARISON TABLE 

LAND USE QUANTITY UNITS DAILY 
Total 

AM 
Peak 
Hour 

PM 
Peak 
Hour 

C-O - Office 27.15 1,000 SF 299 42 41 
R-5 - Multi-

family 
 

40 Dwelling 
Units 234 18 21 

Difference -65 -24 -20 



Scottsdale Planning Commission Report                          Case No. 22-ZN-2005 
 
 

  Page 5 

 
Analysis of the trip generation demonstrates the proposed residential 
development would generate 65 fewer trips daily trips than the current 
development on the site.  The reduction of dwelling units to 36 further reduces 
the trips generated from this project.  Therefore, the redevelopment on the site 
will not have further impact on the area’s roadway network, and there are no 
additional site improvements necessary for this development. 
 
Water/Sewer.   
Water and sewer service lines do exist within E. Via Paseo Del Norte and there 
are no anticipated impacts associated with this request. 
 
Police/Fire.   
The nearest fire station is located 2 miles of this site at 7339 E. McDonald 
Drive (Station 603).  Fire and police services are available to serve the project. 
 
Schools District comments/review.  
Scottsdale Unified School District has been notified of this application and has 
indicated that there are adequate school facilities to accommodate the 
projected number of additional students generated by the proposed rezoning. 
 
Open space.   
Open space will be provided on site, and new development will connect to the 
existing open space and park network adjacent to this site. 
 
Community Involvement.   
Surrounding property owners have been notified, the site has been posted, and 
the McCormick Ranch Property Owners’ Association has approved this 
request.  There is no known opposition, and there have been no comments 
other than general inquiries. 
 
Community Impact. 
The proposed change from an office to a residential use will be compatible 
with the surrounding commercial and residential uses and will also increase the 
residential opportunities in the area to help support the nearby commercial 
center.  The location of the development will also provide new residents with 
direct access to the adjacent open space and park network.  Impacts to traffic, 
infrastructure, and other services will be negligible. 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends that the request is in substantial harmony with the General 
Plan, that the Planned Community District (PCD) findings have been satisfied, 
and recommends approval of the General Plan amendment and rezoning 
request subject to the attached stipulations. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
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STIPULATIONS FOR CASE 14-GP-2005 and 22-ZN-2005 
MCCORMICK RANCH CONDOS 

 
 
 
PLANNING/ DEVELOPMENT 
 
1. MAXIMUM DWELLING UNITS/MAXIMUM DENSITY.  The number of dwelling units on the site 

shall not exceed 36 without subsequent public hearings before the Planning Commission and City 
Council.  

 
2. BUILDING HEIGHT LIMITATIONS.  No building on the site shall exceed thirty six (36) feet in 

height, measured from twelve (12) inches above the average elevation at the top of the E. Via 
Paseo Del Norte curb, and no building shall exceed 3 stories in height.  Buildings located within 
seventy five (75) feet of the south property line shall be measured from twelve (12) inches above 
the existing finished grade (elevation 1292). 

 
3. VEHICULAR ACCESS. Vehicular access shall be limited to two driveways from E. Via Paseo Del 

Norte. 
 
4. PEDESTRIAN ACCESS.  With the Development Review Board submittal, the developer shall 

submit a plan providing pedestrian access internal to the site separate from driveways, and 
providing pedestrian access to the public streets and open space network adjacent to the site. 

 
5. WATER AND WASTEWATER. The developer shall provide all water and wastewater lines and 

related facilities necessary to serve the site, including any upsizing of facilities. 
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ADDITIONAL INFORMATION FOR CASE 14-GP-2005 and 22-ZN-2005      
 
 
PLANNING/DEVELOPMENT  
 
1. FINAL UNIT LOCATION.  The specific location of each unit shall be subject to Development 

Review Board approval. 
 
2. DEVELOPMENT REVIEW BOARD.  The City Council directs the Development Review Board's 

attention to: 
 

a. pedestrian access internal to the site, 
b. pedestrian access to the public streets, internal amenities, and park network adjacent to the 

site,  
c. building unit orientation toward amenities, public streets, and park network adjacent to the 

site, 
d. wall design, 
e. the type, height, design, and intensity of proposed lighting on the site, to ensure that it is 

compatible with the adjacent uses, 
f. improvement plans for common open space, common buildings and/or walls, and amenities 

such as ramadas, landscape buffers on public and/or private property (back-of-curb to right-
of-way or access easement line included). 

g. Landscaping, including protection measures of any existing landscaping. 
h. landscaped setting around all buildings. 

 
ENGINEERING  
 
1. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE.  The developer shall be 

responsible for all improvements associated with the development and/or required for access or 
service to the development.  Improvements may include, but not be limited to storm drains, 
drainage structures, water systems, sanitary sewer systems, curbs and gutters, paving, 
sidewalks, streetlights, street signs, and landscaping.  The granting of zoning does not and shall 
not commit the city to provide any of these improvements. 

 
2. FEES.  The construction of water and sewer facilities necessary to serve the site shall not be in-

lieu of those fees that are applicable at the time building permits are granted.  Fees shall include, 
but not be limited to the water development fee, water resources development fee, water 
recharge fee, sewer development fee or development tax, water replenishment district charge, 
pump tax, or any other water, sewer, or effluent fee. 

 
3. CITY CONTROL OF ACCESS.  The city retains the right to modify or void access within city right-

of-way.  The city’s responsibility to promote safe conditions for the traveling public takes 
precedence over case stipulations. 

 
4. CONCEPTUAL DRAINAGE REPORT.  With the Development Review Board submittal, the 

developer shall submit a conceptual drainage report and plan subject to city staff approval.  The 
conceptual report and plan shall conform to the Design Standards and Policies Manual - Drainage 
Report Preparation. In addition, the conceptual drainage report and plan shall: 

 
a. Identify all major wash corridors entering and exiting the site, and calculate the peak 

discharge (100-yr, 6-hr storm event) for a pre- verses post-development discharge 
comparison of ALL washes which exit the property. 

b. Determine easement dimensions necessary to accommodate design discharges. 
c. Demonstrate how the storm water storage requirement is satisfied, indicating the location, 

volume and drainage area of all storage. 
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d. Include flood zone information to establish the basis for determining finish floor elevations in 
conformance with the Scottsdale Revised Code. 

e. Include a complete description of requirements relating to project phasing. 
 
5. BASIS OF DESIGN REPORT (WATER).  Before the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall submit a basis of design report and plan subject to 
Water Resources Department approval. The basis of design report shall conform to the Design 
Standards and Policies Manual.  In addition, the basis of design report and plan shall: 

 
a. Identify the location, size, condition and availability of existing water lines and water related 

facilities such as water valves, water services, fire hydrants, back-flow prevention structures, 
etc. 

b. Identify the timing of and parties responsible for construction of all water facilities. 
c. Include a complete description of requirements relating to project phasing. 

 
6. BASIS OF DESIGN REPORT (SANITARY SEWER). ).  Before the improvement plan submittal to 

the Project Quality/Compliance Division, the developer shall submit a basis of design report and 
plan subject to Water Resources Department approval.  The basis of design report shall be in 
conformance with the Design Standards and Policies Manual.  In addition, the basis of design 
report and plan shall: 

 
a. Identify the location of, the size, condition and availability of existing sanitary sewer lines and 

wastewater related facilities. 
b. Identify the timing of and parties responsible for construction of all sanitary sewer facilities. 
c. Include a complete description of requirements relating to project phasing. 
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14-GP-2005 & 22-ZN-2005
G.I.S. ORTHOPHOTO 2002

McCormick Ranch Condos

Map Legend:

Site Boundary

Properties within 750-feet

Additional Notifications:

• Interested Parties
• Camello Vista
• McCormick Ranch Property 
Owners Association
• Paseo Villas Improvement
• Villa Del Sol Property Owners 
Association
• Santa Fe Homeowners 
Association
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